Mukilteo Housing Action Plan
Stakeholder Advisory Group Meeting #3

December 10, 2020 | 4:00 - 6:00 pm | Zoom | Posted on December 30, 2020

Objectives

A Review and consider potential housing strategy recommendations.

A Reflections on Community Meeting #1 and SAG recommendations for future community meetings.

Agenda
Time Activity Lead
4:00 Meeting Start & Housekeeping Lauren Balisky, City of Mukilteo
4:05 Welcome & Agenda Overview Lauren
4:10 Overview of Housing Types and Permitted Locations Garrett Jensen, City of Mukilteo
4:20 Potential Housing Strategy Recommendations for Existing Permitted Lauren and Garrett
Housing Types

= ADUs

= Cottages

= Townhomes

»  Mixed-Use and Multi-Family

" General
5:40 Reflections on Community Meeting #1 Dawn Couch, BERK Consulting
5:55 Next Steps Dawn
6:00 Adjourn
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Attendees

Stakeholder Advisory Group Members Present

Adam Braddock Greg Krabbe Donna Vago
Carolyn “Dode” Carlson Jonathan Waters Boris Zaretsky
Skip Ferderber Melinda Woods

Stakeholder Advisory Group Members Absent

Ricardo Romero-Heredia Shana Swift

Stakeholder Advisory Group Members Excused

Glenn Gardner

Elected Representatives

Mayor Jennifer Gregerson

Staff and Consultants Present

City of Mukilteo Staff: Lauren Balisky, Garrett Jensen, Steve Powers

BERK Consulting: Dawn Couch

1. Welcome and Overview of Agenda

Lauren Balisky, Planning Manager, City of Mukilteo, welcomed participants and shared a few housekeeping items.
She provided an overview of the agenda.

Lauren reminded the group that the Housing Action Plan (HAP) does not itself adopt any of the recommended
items, but rather recommends items for further study and future public discussion.

2. Housing Types and Current Permitted Locations

Garrett Jensen, Associate Planner with the City of Mukilteo, introduced five different housing types, where they
are permitted in the City, and specific requirements of each housing type:

A Accessory Dwelling Units
Duplexes
Cottage Housing

Townhouses

> > > > >

Mixed-Use Development
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Boris asked what is “mixed-use housing.” Donna clarified that it is business and residential space in the same

building.

Boris asked whether duplexes and triplexes are just subsets of townhouses. Lauren explained that the difference
is in how it is owned. Duplexes are not “Fee Simple” (e.g. cannot be bought or sold as a single unit). Greg shared
that a duplex is owned outright by a single individual. They may live in one unit and rent out the other or rent out
both units.

Adam commented that he has seen a lot of duplexes and triplexes where the property is owned as a collective, but

each individual owns a representative proportion of the property.

Skip asked what in Mukilteo constitutes the “Downtown Business District”. Lauren explained that it is this area in

the northern part of the City near the waterfront (see map depicting Downtown Business areas on Slide #13).

Donna asked for clarification about what is considered “Midtown.” Lauren explained that Midtown is the area
around where SR 525 and 84th meet.

Boris asked for clarification if when we say certain types of housing are allowed in certain places, it means it is
allowed but not necessarily built. Lauren explained that the zoning designations and regulations say what can be
built and the market decides if and when developers are going to develop under those regulations.

Boris noted that the presentation did not mention the zoning requirements of single-family housing and asked if
that housing can be built anywhere in the City or if there are zoning requirements for single-family homes as well.
Lauren referenced the map showing all the residential areas where single-family housing is allowed (Slide 5). It is
allowed in large swaths of the city, but also has regulations. She clarified that it is not a housing type we are
focused on today, but it is a housing type that is permitted in the City.

Donna asked whether the zoning and housing types the presentation highlighted are the focus of the HAP and
have buildable land available. Lauren explained that all the land in Mukilteo that is not constrained by a critical
area or used for a public purpose is “buildable” land. It is a matter of what state the land is in. It could be vacant or
could be ready for redevelopment. The housing types we are focusing on today are all currently allowed uses. Our
discussion will be focused on future strategies to remove barriers and improve flexibility for these particular
housing types.

Donna asked if we are talking about rezoning some areas for these projects. Lauren clarified that we are not

talking about rezoning.

3. Potential Housing Strategies (meeting minute 22:00)

Lauren introduced the next section of the meeting as focused on getting the SAG members’ input and feedback on
recommendations for further study. She clarified that none of the recommendations are set in stone and that SAG
input is important. Lauren reminded members that the regulations are not changed with the adoption of the HAP:
the HAP will make recommendations for further study and there will be additional opportunities for public input.
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Lauren reviewed the existing housing needs and emerging housing needs identified in the draft Housing Needs

Assessment (meeting minute 23:50). The housing needs include a need for housing affordable to moderate-

income households earning between 80 and 120% of area median income (AMI).

Lauren stated that there has been a perception that one of the purposes of the HAP is to construct a large amount
of low-income, subsidized housing, which is often confused with “affordable housing.” She reminded the members

that we are using “affordable housing” to describe housing that is affordable to the household living in it.

Lauren clarified that the discussion today is focused on what the City can do in its regulations to help private
property owners and developers bring more housing to the market. Snohomish County’s last Buildable Lands
Analysis in 2014 showed that Mukilteo had limited vacant land available under the zoning that was in place at that
time. During the last comprehensive planning process Mukilteo focused on infill development to meet its housing
targets and provide housing options for all income segments. We are looking at “missing middle” housing types,
most of which are allowed in Mukilteo today. They are typically smaller in scale and mix well with other housing

types.
Boris stated he wanted it to go on record that there was no consensus about the existing needs and emerging

needs as stated in the draft Housing Needs Assessment. He personally does not agree that any of the things

identified as needs are needs.

Accessory Dwelling Units

Garrett described some of the current regulations for Accessory Dwelling Units and the impacts of those
regulations to those interested in pursuing an ADU on their property. Garrett introduced potential strategies for

the SAG’s consideration:

Review proportions and unit size requirements
Review bedroom limitations

Review owner-occupancy requirement

Review ADU parking requirements

Review lot size requirements

> v >y D> D> D>

Review notice requirements

Boris asked for clarification about the current process for allowing property owners to build an ADU. Lauren
explained that there is a permit process for allowing ADUs. Lauren offered to provide additional information after

the meeting.

Skip asked if the space in an existing garage can be used as housing. He shared that he has seen a lot of garages
that are designated as garages but are being used as apartments. Garrett explained that it depends on whether the
property meets the requirements. When a person asks to convert a garage to a livable space, city staff review the
property against all the requirements such as setbacks, lot coverage, parking, and so on. It is always on a case-by-

case basis.
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Donna noted that those requirements were put in a place for a reason. She asked why we would try to change
them. For example, changing the parking requirements could lead to a problem that the rule was there to protect
against in the beginning. She also asked about reasons for changing the notification requirements. She does not
know what the purpose of those requirements are, but she questions the wisdom of changing them. Garrett
clarified that the proposed strategies are not things that city staff necessarily wants, but these are things that city
staff have observed are barriers to developing ADUs. In terms of the noticing requirements, some uses don’t
require notice. It is something that is required for this type of housing. Garrett clarified that the SAG members are
not being asked to recommend a specific change, but rather are being asked if they would be willing to support
further study of the topic.

Donna thinks her question remained unanswered. She restated that the regulations are there for a reason and she

is concerned that we’d create a different problem by changing the current regulations.

Lauren clarified that city codes are an attempt to meet the state requirements as well as community values.
Sometimes that results in unintended consequences. City staff have observed that for ADUs, here and elsewhere,
there are a few regulations that routinely stop the development from happening, or at least stop it from
happening legally. The City thinks that the code should allow property owners to build in way that is safe and
insurable. It is also important to periodically take a look at the regulations and ask if they are working properly: is
it doing what we intended it to do? Over the last 10 years these ADU regulations are not working for people.

In terms of the parking question. Single-family homes require two parking spaces, though a lot of housing in
Mukilteo has more. For ADUs, even though there is only bedroom allowed, it requires two parking spots. Other

housing that is a studio or one bedroom only requires one.

Regarding the notifications, staff have found that the notifications do not actually change the application
outcome. You would not get notice if your neighbor was remodeling or adding an addition to their property. Does
the notification step add value in this process? Is the requirement worth taking another look at it?

Adam had the same thoughts about the parking. In other cities it is common to have one stall per bedroom. So
requiring two for a small ADU with only one bedroom is worth reconsidering. In reference to Donna’s question on
examining these limitations, Adam thinks it is worth noting that as people move to this area, we are feeling a
pinch for more housing. With the attempt to add more housing we are also addressing more transit options for
folks. We are seeing people use cars less. In order to meet one need in housing, we might be able to compromise
with the number of cars. He thinks it is worth considering. He is also wondering if the lot size limitation was
significant, but when looking at homes that sold in Mukilteo over the last 6 months, there have been 224 homes
that have sold and 100 were on lots greater than 10,000 s.f. which suggests there is opportunity for detached
ADUs.

Boris [

thinks
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